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Robert Kosin <rkosin@barringtonhills-il.gov>

Cook County'Vacant Building Ordinance on BOT Agenda

2 messages

Joseph Messer <messer@messerstilp.com> Wed, Feb 15, 2012 at 6:22 PM
To: Robert Kosin <rkosin@barringtonhills-il.gov>

Action from OmniFocus

Cook County'Vacént Building Ordinance on BOT Agenda

project

Ordinance

Village of Barrington Hills Matters : Cook County Vacant Building

Cook County's Vacant Building Ordinance, which went into effect on February 14, 2012, requires
owners and mortgagees to register their vacant properties with the County and maintain the
interior and exterior of the buildings to certain standards. The ordinance applies only to
unincorporated Cook County or those municipalities that decide to opt-in.

Put on Agenda for next VBH a discussion of wheth VBH should optin.

Sent from my iPad

Add to OmniFocus

Robert Kosin <rkosin@barringtonhills-il.gov> Thu, Feb 16, 2012 at 7:38 AM
To: Sarah Kenney <skenney@barringtonhills-il.gov>

Need ordinance from Cook County. _

[Quoted text hidden]

https://mail. google.com/mail/2ui=2&ik=787a9¢9125 &view=pt&search=inbox&th=135838... 2/16/2012
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Cook County’s Vacant Building
Ordinance Takes Effect

- By Sebastian James at February 14, 2012 | 12:42 pm | Print

Hello there! If you are new here, you might want to subscribe to the RSS feed for X
- updates on this topic.
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Sign Up to see what your friends like.
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o Cook County Board President Toni Preckwinkle
announced that the County’s Vacant Building Ordinance goes into effect today.
The ordinance is aimed at eliminating blight in communities hit hard by the foreclosure crisis by requiring
owners and mortgagees to register their properties with the County and maintain the interior and exterior
of the buildings to certain standards. It also expedites the adjudication process that continues to clog up
the County’s court system.
The ordinance applies only to unincorporated Cook County but it provides a mechanism for municipalities
to voluntarily opt-in. Prior to the ordinance taking effect, President Preckwinkle’s administration held
informational meeting sessions with municipal leaders and lending institutions to ensure that all
stakeholders are on the same page. The administration will continue to actively work with municipalities
and lending institutions to highlight the mutual benefit to both residents and local governments that the
vacant building ordinance provides to Cook County’s communities. -
“The Vacant Building Ordinance is an important tool for the County and for municipalities as we continue
to work together to address the challenges of the foreclosure crisis,” said Cook County Board President
Toni Preckwinkle. “We are establishing clear cut policies to ensure everyone plays by the same rules,
while also putting the right tools in the hands of local governments to help enforce those policies in a way
that is sustainable in the long run. We are committed to working individually with each and every
municipality that wants to participate in this effort to help tailor the ordinance to issues that are unique to
their communities.”
Cook County Commissioner Bridget Gainer (D-10th), who was the chief sponsor of the ordinance and
worked closely with the President’s administration as they prepared for implementation, lauded the
collaboration with municipalities and said that successful implementation of the ordinance is crucial to
future economic development.
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“The Vacant Building Ordinance removed the economic incentive for mortgagees and owners to just stand
by and watch housing values decline,” Commissioner Gainer said. “With 10% of our local housing
inventory now vacant, our next challenge will be how we plan for and revitalize vacant and abandoned
properties all over the County. Protecting housing protects our future economic development possibilities.”
The County created a new website that municipalities, owners, mortgagees and even residents can use to
register their properties, track progress and engage directly with County government. The Department of
Building and Zoning, the Department of Administrative Hearings and the Bureau of Economic
Development will task staff members to ensure that the Vacant Building Ordinance is being implemented
as successfully as possible.

Like; Sign Up to see what your friends like. ;
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THE HONORABLE BRIDGET. GAINER, COUNTY COMMISSIONER
o -8 ~ Co-Sponsored by A' _ i SR
THE HONORA BLE TONI PRECKWINKLE, PRESIDENT AND WILLIAM M. BEA VERS,
JERRY BUTLER, EARLEAN COLLINS, JOHN P. DALEY, JOHN A. FRITCHEY,
JESUS G. GARCIA, ELIZABETH “LIZ" DOODY GORMAN, GREGG GOSLIN,
. JOAN PATRICIA MURPHY, EDWIN REYES, TIMGTHY O. SCHNEIDER,
PETER N. SILVESTRL, DEBORAH SIMS, ROBERT B. STEELE, LARRY SUFFREDIN
AND JEFFREY R. TOBOLSKI, COUNTY COMMISSIONERS *

VACANT BUILDING ORDINANCE

BE IT ORDAINED, by the Cook County -Board of Commissioners that'Cha_pt'er 102 Buildings and

Building Regulations, Sections 102-2 through 102-25, of the Cook County Code are hereby enacted as

" follows: : Seameoerd by . : ; .

. Sec.102-2,  Short title.‘

This section shall be knp-wn and may be.cited as "The Cook County Vacant Building Ordinance”,
Sec.102-3.  Applicability. '

This ordinance applies to: -

SR PA AN BEIRPNY, CIAVEN [ VRN 1Ay
(1) . buildings within Cook County, located outside of the |
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mits of a municipality, and

£
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(2) buildings within Cook Coun'tf located within the boundaries of a participating

municipality, ' _ . : _

Sec.102-4.  Definitions.

. . The following words and terms shall have tﬁe}meaningsl set forth: in this section, except where
otherwise specifically indicated., . ¥ g g oy e v '
Appropriate enfbrqing autkority'ﬁzéans the: .

+-(1) .. - Department of Building and Zoning, where the building is located in an unincorporated

~_ area of Cook County; and g s L . .

@ petSons"a_uthbriied by a parﬁcipéting mw';icipaiity to enforce the Cook County Vacant
) Bmldmg Qgci_inance.located within th'g _bopndaries of that pmﬁgipaﬁngji}upicipality. *




e . Default means, with respect to a residential building containing four o fewer dwelling units,
when the mortgagor is 60 days past due on the mortgagor’s obligation to make a scheduled payment
-+ under a mortgage.or a.mortgage note. With-xéspect to.all-other resi
- when the miortgagor is 90 days past du e g
under a mortgage or a mortgage note. : o

gation 1o’ make ‘a'scheduled payment

, Enforcing authority means the Department of Building and Zoning, with respéct to vacant
buildings located in unincorporated areas. in Cook County and, with respect to buildings located within a

participating municipality;-persons authorized: by a participating municipality to enforce the Cook County
" 'Vacant Building Ordinance, within the boundaries of that participating municipality. '

) Mortgage means any consenspal'ﬁen created lgy..a written instrument wﬁich-ngants or. retains an -
interest in real estate to secure a debt or other obligation. The term includes, without limitation:

(1) ©  mortgages securing reverse mortgage loans;
(2)  mortgages securing revolvirig credit loans;’

3) every dee&-conveying real estate, -a.lthoué;h én.absdlute conveyance in its terms, which
. shall have been intended only as a security in the nature of a mortgage; and

| [ -equitable:mertgages,: e am ihe 5,1‘,,5,_5..‘;;-,,;-.',.-._; ¢, e SR I U BT
Mortgagee means:

(1) the holder of an indebtedness . or obligee of a non-monetary obligation secured by a
' mortgage or any. person designated or authorized to act on behalf of such holder; -

’ (2)  any peré'on claiming through a mortgagee as successor; and

o (). . any: pcrscm:—:'i_d@nﬁﬁ#d;-aa%ﬁuqmig:m(récétﬁc&;}docnmcm_ which. has. not: been released,
~ assigned, or supetseded of record. ' , J :

" Mortgagor means the person whose interest in the real éstate is the subject of the mortgage and

any person claiming through a mortgagor as.successor. Where a mortgage is. executed by a trustee of a

. land trust, the mortgagor is_ the trustee and not the beneficiary or beneficiaries.
Municipality means an enforcing authority, village, or inéorporated town in Cook County. -
B Owner meaps, any.-p:mgggw,hd_ 'éloge, j'oihtly or severally with others:

(1) . Has legal title to the property, Wiﬂl‘dl’ without accompénying actual possession theljeof;
or _ _ . C e , : 2 .

(—2): " Has-charge, care or control of the 'property as owner or agent of the owner or an executor,
. administrator, trustee, or guardian of the estate of the owner: or
3y . Is the ag_ent' of ‘the owner for the’ purposeof -hqanagix_lig, conh'b-lliﬁéil-._thc ‘property or-
« ;. collecting.rents, or.ds dny-other..person. managing or.controlling. the property. or is.any -
person- entitled: to-the: control- or direction of the management or disposition of the

" property.

dential buildings, “default” shall mean-. , . .

e



* Participating municipality means a municipality ‘which has entered into- an intergovernmental

agreement with Cook County to enforce the Cook County Vacant Building Ordinance within the -

Bt e

boundaries of that municipality.

. Property means any- real, residential, commercial or. industrial pmpefty, or portion thereof,

* located within unincorporated Cook County or ‘within the boundaries of a participating municipality,
- including buildings or structures situated on the property. , K o

Residential prop-er{v means buildings: of three stories or less in height where the whole building
or parts thereof are designed or used as residential units or auxiliary uses to aresidential unit,

building is vacant, it is relevant to consider, among other factors, the percentage of overall square footage

' _of the building or floor to the oceupied space, the condition and value of any items in the building and the -

presence of rental or for sale signs on the property; provided that a residential property shall not be

deemed vacant if, a person or entity with an interest in the property proves, by-a preponderance of

- evidence that, it has been used as a residence by a person entitled to possession for a petiod of at least
three months within the previous nine months and a person entitled to possession intends to resume
residing at the property; and further provided that multi-family residential property containing ten or more

~ dwelling units shall be considered vacant when ninety percent or more of the dwelling units are

unoccupied. A property shall not be considered vacant if there is & building that is secure, but is the
- subject of a probate action, action to quiet title, or other ownership dispute. i

Winterize means clganiné all miLets and completely draining all plumbing and heating systems.
. Sec. 102-5, Obligatidﬁ to register. . -

.. (@ ° The ownerof any building that has become vacant shall within 30 days, after the building
) becqmss:‘vacant.or-Mthi;}\;aﬂzdaa{ssﬁﬁen assuming-ownetship iof the. building, -whichever. is.later, file a

registration statement, including proof of liability insurance in the amount prescribed in Section 102-14,.

for each suchi building with the appropriate enforcing authority on forms provided by that départment for
such purposes and pay a registration fee in the amount prescribed in Section 102-6, for each registered
“building; provided, however, that all eleemosynary, ‘religious, -educational, benevolent or charitable
associations organized on a not-for-profit basis and all governmental agencies shall be exempt from the
_-Payment of the registration foe. The registration shall remain valid for one year from the date of
‘. registration. The.owner shall be required to renew the registration every year as long as the building
remains vacant. There shall be no fee for such renewal. The owner shall notify the Department of
Building and Zoning, within 20:days, of any change.in.the tegistration information. by filing an amended
Tegistration statement on a form provided by the Departnient of Building and Zoning for.such purposes.

‘ 'éalisfy the registration requirement set forth in Article. V-—Administration and Eﬁfor_'cement, Section 5.3-4
of the Cook County Building Code. .. - o . ; ;

?b) " The Department of Building'and Zoning, wn‘.h support from the. Bureau of Technology,:

. shall establish a website to puhlii.%i?@athﬁ‘rﬁ&i&@aﬁgminfgmlaﬁompmﬁrided\mgex.-ﬂai.s: section. in. an online

registry... . . < o .




. Tegistration statement shall jnclude

Sec. 102-6. Ov.\rner Registration fee.

The registration fee for each registered building shall be $250 (the “base registration fee”). All

- fees and fines laid out in this section are. in addition to any fees and fines in other sections of the Cook
County Building and Zoning Ordinance. The base registration. foe: set forth aboye in this section. shall be -
‘doubled if the applicable initial Tegistra acé not thirough ‘voluntary and fimely compliance, but -

The Department of Building .and. Zonirig, with support from the Bureau of Technology, shall

- establish a website to publicize the registration information provided under this section in an online

registry. . :
Sec. 102-7. Obligaﬁph to permit access for purposés of inspection. X _ ‘
y After filing a reégistration statemem the building -owner shall provide for access to theappropriate”

- enforcing authority to conduct an exterior and iriterior inspection of the building to determine compliance

with this ordinance, following reasonable notice, during the period covered by the initial registration or
any subsequent renewal, . .- . ; . ¢ '

Sec. 102-8. Owher.orl-)liga'tion to appoint agent.

In addition to other information required by the Commissioner of Building and Zoning, the
e nams, street addréss'and telephorie niimber of a natural person 21

¥ e

years of age or older, designated by the owner or'‘owners as the authorized agent for receiving fiotices of
code violations and for receiving process, in any court proceeding or administrative enforcement
proceeding, on behalf of such owner or owners in connection with the enforcement of this Code. This

person must maintain an office in Cook County, Illineis, or must actually reside within Cook County,

Illinois. Aft owner who is a natural person and who meets the requirements of this subsection as to

his Becotne vacaat shall, within 30 days:*
(&) Posta signaffixed to the buildig indicating: the vacant building registration number and

‘ _the name, address and telephone number of the owner or the owner’s authorized agent for the purpose of

‘service of process: The name, address’ and telephone number of 4 person responsible for day-to-day
] supervision atid management of the building, if such person is different from the owner the authorized




O] Maintain the building in a secure and closed condit.ion' and maintain the sign, until the
building is again occupied or demolished. : S ' " )

Sec. 102-10. - Owner Obligation to secure building.

- The ovwner of any building that has"becorne vacant, 4nd any porscn
collecting rent for any building that has become vacant shall, within 30 days, do the following to enclose
" and secure the building: : : :

(@  Secure building so that all building openings shall be closed and secured, using secure
doors, windows without broken or cracked panes, commercial-quality steel security panels, filled with
like-kind material as the surrounding wall, or boarded with plywood installed.and secured in accordance
with the rules and regulations issues by the Department of Building and- Zoning or appropriate enforcing

. authiority, as applicable to prevent entry by unauthorized persons. ) )
(b) " Secure the building so that at ieast one building entrance shall be accessible from the

exit doors exist, a -minimum of two exit doors shall be _avgilal;le to exit from the interior of the building,
-with at least one exit door available per 150 linear feet of horizontal travel at ground-floor level;

(4)  Foundations, basements, .cellars, and crawlspaces shall be maintained in sound and
watertight condition adequate to support the building, and protected against the entry of rodents or other
animals; . ’

: (&)  Exterior walls shall ba free of holes, breaks, loosé or rotting boards or timbers, and any
other conditions which- might admit rain or dampness to the interior portions. of the walls or. the interior
spaces and shall be protected against the entry of rodents or other animals; CEm T g

SEINE T Exterior windows-and ‘doors ‘shall be maintained in sound condition, and ‘good repair.
. Windows and doors shall fit tightly within'their frames and the frames shall be constructed and
* maintained in such relatjon to the adjacent wall construction s to prevent rain from entering ﬂ-_ne _building 7

BT (g) E Exterior'windowsajlddoprs $hail be equipped with hardware for lockin, _an& the locking
mte_chal_lism«sl‘_lall.be:maintgined; mdf-‘mpi%l:l?ﬂmhonmg eonditionje gy 1y 'a e daeer oL

[ SR e

. () . Al points of ﬁbgsible ingress and egress indluding but riot liniité'd. to exterior windows
and doors shallbesecuredtopre_f."ept unauthorized entry; - i LA B '

@)’ *Any window which is ‘broker ¢racked or missing glass, or glazing shall be“replaced and

; - maintained in good repair ‘or the building opening shall otherwise be adequately secured pursuant to this:
‘section; - - Tt vy : o T
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g (G}~ The roof shall be adequaxély ‘.s.ilpportéd, and shall be maintained in a weather tight
condition; the gutters, downspoits, scuppers and appropriate flashing shall be in good repair and fidequate

to remove the water from thie building orstructure;” - - - _ 7
(k) Chimneys and flues shall be kebt in sound, functional, weather tight condition and in
good repair; . ) : s . ) L

LT By oside
“every porch, stoop, deck, v

purpose; . , _ _ _
(m) - All exit areas shall havé continuous exterior lighting from dusk to dawn: normal intensity
of lighting shall be not less than two foot-candles per square foot on the floor surfaces within an eight-
foot radius around said exit. This requirement may be met by the use of battery-powered or solar-powered
lighting if such lighting meets the performance standards set by this paragraph. -

da, baleony and walk shall be

Sec.102-11.  Interior ;'naixitenaﬁca sﬁndards. . ‘
“The interior of any building shall be maintained by the owner as follows: 5

@ Itis prohibited to accumulate or permit the accumulation of junk, trash and debris, boxes,

lumber, scrap metsl, junk, vehicles or any other materials in such a manner that may produce any health,

fire, or safety hazard, or provide harborage for rodents or other animals on the premises; materials-stored

by the owner or permitted to be stored by the owner shall be stacked safely, and away from stairs or

hallways, and any other places of ingress and egress;

® Every foundation, roof, floor, wall stai, ceiling, and any other structural support shall be -

oy e

 safe and capable'of supporting e loads that iommal use msy canss 10 by placed ‘thereon and shall be kept

in sound condition and in good repair; floors and stairs shall be free of boles, grooves and-cracks that’

could be potentially hazardous; , _
: () Axiy plumbing fixtures shall ‘either be winterized as defined in Section 102-4 or heated to
resist being frozen; ' o S '

(@) - Every exit door shall be sccured with an internal deadbolt lock, or with a locking
mechanism deemed equivalent or better by the appropriate enforcing authority and every such exit door

shall be capable of being opened from the ‘inside easily and without the use of a key or special knowledge; - i

" (&) Interior stairs shall have ‘treads and risers that have uniform dimensions, are sound,

- securely fastened, and have no rotting, loose, or deteriorating supports;

© v - (D: . Every rov.vnc:r shall _bg"r%pgnsiblg for the _ezktémﬁxiaﬁon,éf ins_e;ts; _rodents__amd'othér._ :

' vermin in or about the premises. .

- Sec.102:12. - Minimum requirements for lot on whick the vacant building stands. = .

- 'In addition to any other applicablé code requirements.for each vacant property. the owner must

1 epthe 168 o hicH he"Vabdlt bl S i coriplante iththe fllowing requireticnis*for as
~ long as the property remains vacant: S ' : Byt g @

= (@) . -The lot 'the-bl;{i.ldin'g stands on';.-:'ind the surrounding public way: ghafl—be ma_i;itaﬁ;ed as
“follows: All grass. and weeds ori the premises ‘including abutting sidewalks, gutters and alleys shall be

. kept below 10 inches in height, and all dead or broken trees. tree limbs or shrubbery shall be cut and. -

‘Temoved from the premises;



- the lot shall be shoveled clear of snow; -

, (¢  Jusk, rubbish, waste, and any material that creates a health, safety or fire hazard
including but not limited to any mail or flyers that have been delivered to the building shall not be
 permitted to accumulate on any portion of the exterior lot of the building;. ' '

(d) . No portion of the. lot nor. Any; structure, yehicle, recepticle or object there:

premises to become a rodent harborage or is conducive to rodent harborage;
(e) The lot shall be maintained so that water does not adcﬁmulaie or stand on the g_rout_id;
® All fences and gates shall be maintained in sound condition and in good repair.

Sec. 102-13.  Duty- of owner where vacant bliifding becomeé violated, after the -owner has
g - provided proof that such building is unviolated. '

* For the purposes of this section, “unviolated” means a i:uilding: (i) that has a permanent door or -

window, as-applicable, in each appropriate building opening, (ii) that has each such door or window

secured to prevent unauthorized entry and (i) that has all its' door and window components, including
" without limitation frames, jambs, rails, stiles, muntins, mullions, panels, sashes, lights and panes, intact

and unbroken. A building that does not meet the definition of “unviolated” shall be deemed “violated”.

It shall be a violation of this Section for a vacant building to become violated, after the oﬁer has

provided proof to the appropriate enforcing authority that-such building is unviolated. With respect to a )

vacant building represented. by the.ownenas.unviolated,. if the.enforging authority determines,.based on
an inspection’report prepared by the enforcing -authority that such building is violated, said enforcing
authority shall send by certified mail a written notice of violation to the person responsible for-day-to-day
supervision and management of the building or to the authorized agent for service of process as identified
on the sign required by Section 102-9, or if there is no such sign, then sent by certified mail to the owner
of record. The fine for violation of this section shall be not less than $500.00 and not miore than
$1,000.00. Every day the violation continues shall constitute a separate and distinct offense.

Sec.102-14. - 'Liability insurance.

_The owner-of au.y-buildingAthat'has become vacant shéllj w:thm 30 days, ac—qiiire or otherwise
* maintain liability insurance, .or a homeowner’s ‘insurance policy. provided that such policy continues to

. cover third party: liability, even if the insured building becomes. vacant, in an amount of not less than -
$300,000.00 for buildings designed primarily for use as residential units and not less than $1,000,000.00 .-

for any other building, including, but.not limited to, buildings d_esigned_ for manufacturing,- industrial,

- storage. or commercial uses, covering any damage to any person or any property caused by any physical -

-~ condition. of or jn-the  building and maintain coyerage until the building is no' longer vacant. Any

-~ insurance. policy acquired after the building has become vacant shall provide for written notice to. the

. Depaitment.of Building and Zoning,within.30.days.of any:fapse; cancellation.or change in caverage. The
- owner and. the.cwner’s authorized agent. for, service. of process shall provide evidence of insurance; upon

»e -:;_ -initial registration and all subsequent régistraﬁon renewals, to-the Department of Building and Zoning.

.

, (b) ° The interior walkway Ieédiné ‘to‘t_.he main entry door, and any public sidewalk adjoining -

.  ? ] reon shall be .
- 'maintaihed or Opérated if-any iannet At eauses o7 produce s°any. Hicalth or saféty hazard or perimits'the
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- Sec. 102-18.'_' Proceedings before the Circuit Court.

 enter an order of abatemerit which re

- . Any owner who vio!afes_ any pro‘.rision' of this ordinénce or of the rules and regul‘atidﬁs issued
hereunder shall be fined not less than $500.00. arid not more than $1,000.00 for each offense. Every day
that a violation continues shall constitute a separate and distinct offense, ‘ A
Sec. 102-16.  Enforcemient. ’ .

When a property is’ deemed in nonco'mpliancerﬁfiﬂi this ordinance the appropriate enforcing -

. authority- may through the State’s Attorney initiate an.abatement proceeding under this section in the
. "Circuit Court or:with the D epartirient-of 1 R A R R T

_ See. 102-17. Proceedings before the Déparfm ent of Administrative -Heai-ings. .

istrative Hearings

(8).  Proceedings for administrative adjudication of alleged violations of this ordinance shall
be conducted pursuant to the procedures set oit in Chapter 2 Article IX of the Cook County Code of
Ordinances, except in the'évent of a conflict between the procedures set out in Chapter 2 Article IX and
the procedurres set out i this section, the procedures set out in the section shall prevail. '

® - administrative law officer finds, by a preponderance of evidence, that the property is .

i ‘noncompliande Witk ‘tiis vitiitsice the administrative law officer shall assess fines -and costs. After

expiration of the period within which judicial review of the hearing officer’s-decision may be sought

- under the Illinois Administrative Review Law, the order assessing fines and costs decision, unless

reversed or modified on judicial review, n y be enforced in the samé manner as a judgment entered by a
court of competent jurisdiction. All expenses incutred to enforce the judgment, including, but not limited
to, attorney’s fees, court costs, and collection fees, shall be a debt due and owing the County and may be

- collected in accordance with applicable law.

(© - Ifan admiui'sumive law officer finds, by a preponderance of the evidence, that the

 property is, in noneompliance, with. this ordinance, the administrative law officer mdy .enter an order of -

abaterjent which requites the owner to take all reasomable measures necessary to abate the
noncompliance. If an order of abatement is entered, it shall be entered at the time of the entry of the order
assessing fines and costs for violations which ocourred prior to the entry of the order of abatement. The
order assessing fines and costs shall not be final, until a final order is entered as to the abatement of the
violations.” Any owner who fails to comply with an administrative law officer’s abatement order shall be
subject to a fine not less than $500.00 and not more than $1,000.00 for each offense. Each day that the

violation occurs shall be considered a separate and distinct offense.

: SR s ardinenc e ddrimzitdlive L. nineey SR s e v, e
N ) T The State’s Attorney is authorized to bring an action in‘a court of competent jurisdiction .
to abate noricompliance described in this section. If the court finds that the county. has‘established by a

‘preponderance of the evidence that the property identified in ‘the notice is honcompliant, the court shall = -

‘ requires thé owner to take all reasonable measures necessary to abate
the noncompliance. The court’s order of abatement rnay include, but is not limited to: correcting all code -

. violations; altering, repairing or improving the building of structure; rendering the building or structure fit

for human use or habitation; vacating or enclosing the building or struchire; removing or demolishing the .

building or structure; or, if requésted by the State’s'At_tomey and reasonable in thie light of the magnitude -
 of the harm cauised or which cari reasonably be expected to be caused by noncompliance, the market value
of the property

‘cutferit condition, and th&*éktefit to" which fhe defeiiddnt has failed fo take éffective
the noncompliance, the forfeiture to the county of all the defendant’s rights, title and =

measures to abate

" interest in the property,




- Sec.102-19. Vacant buildings

. (1) ° The mortgagee of any residential building that has becotae _
registered pursuant to this section or Section 102-5 of this Code. shall, within the later of 30 days after the
building becomes vacant and unregistered or 60 days after a default, file a registration statement with the
Department of Building and Zoning on forms provided by that department for such purposes and pay a
registration fee of $250. ‘The mortgagee-shall be required to renew the registration every year as long as
the building remains vacant. There shall be no fee for such renewal. The mortgagee shall notify the
Department of Building and Zoning within 20 days of any change in the registration information by filing
an amended registration statement on a form provided by the Department of Building and Zoning for such

. purposes. The registration statement:shail S A9 SATICI . S
contained in any administrative enforcement proceeding or court proceeding instituted under this section
against the mortgagee with respect to the registered building. The base registration fee set foith above in

 this section shall be doubled.if the applicable iritial registration takes place not through voluntary and

-timely compliance, but as the result of an enforcing. authority’s identification of a violation of this
ordinance. - Such doubled fee shall not be subject to reduction, duting the relevant period, for having
registered or renewed following the issuance of a citation for failure to register or renew. :

(2  In addition to other information required by the Building and Zoning Commissioner, the
registration statement shall include the name, street address and telephone-number of a natural person, 21 h
years of age or older, or business entity registered with the Iilinois Secretary of State. designated by the
mortgagee as an authorized agent for rece lotices of code violations and for receiving process in any
court proceeding or administrative enforcement proceeding on behalf of such mortgagee in ‘connection
with enforcement of this section. This person must maintain an office in Cook County, Illinois, or must
actually reside within Cook County, IlIinéis.-A.mortgagee meeting these criteria may designate itself as
agent. By designating an authorized agent under the provisions of this subsection a mortgagee consents to
receive any and all notices of violations of this section concerning the registered building and all process
in any court proceeding or administrative enforcement proceeding brought to enforce this section with
respect to the registered building by service of the notice or process on the authorized agent. Any
 Tonigagee, who has designated an authoiized agent under the provisions 'of this subsection. shall .be
deemed to consent fo the’continuation of the Agent’s designation for thé purposés of this subscction Uati
the mortgagee notifies the Department of Building and Zoning of a change of authorized agent or until the
mortgagee files a new registration statement. Any mortgagee who fails to tegister a vacant building under
the provisions of this section shall further be deemed to consent to receive, by posting at the building, any
. and all notices of code violations and all process in-the administrative proceeding brought to enforce code

" provisions concerning the building. The enforcing ‘authority shall notify the designated agent of all
violations and enforcement proceedings brought under this section. : " '

&) . The mortgagee of any fesidential buildidg that has become vacant and which is not
et 0f 30 days ‘after ‘the building becomes Vacatit and

.

* registered Piursuant 16, Section 102:5: Withih the'Ta

. _-unregistered or 60 days'after a default, shall: = . " , _
BRI ¢ T secure the building’s doors and windows so that all such building openings are closed and
k secured, using secure doors, windows: without broken or cracked panes, commercial-

. quality ‘metal security ‘panels, filled .with like-kind material as the surrounding wall,-or
boarded with plywood installed and secured in accordance with the rules and regulations

-+ _issues by the Department of Building and Zoning or the appropriafe enforcing authority;

@ . seoure the building 0.hat at least.one building entrance, shall be accessible from;the . .~
" - -exterior and sequred.with s, doorhat is locked to allow.access only to authorized persons:
" If two or more exit doors exi t, a. minimum- of two exit doors shall be available to exit"
from the interior of the building, with at least one exit door available per 150 linear feet

of horizontal travel at-groynd-floor level; ) g :

B e G W s LB e e e CHCE T BIL LD a f i Dol Ll e

:be:deomied prima facie. proof;: of the: statements therein . .|




© .. maintain all grass and weeds on the resideptial real ié. premises, below 10 inches in

Hieight and éut and remove il deatlor broken tréc, tr 2 Timbs of shrubbety;

4) clear or remove snow from the walkway leading to the main entry door, and'any public
sidewalk adjoining the lot; : ’ M

() abate the accumulation of debris, frash and litter that does fiot constitute personal
property on any portion of the extferior Iot of the building; ’

(6)  reasonably maintain fences and gates;

(7) - reasonably maintain the structiral integrity of stairs and steps that lead to ihe main
- enfrance of the building; - . - e ¥ , : . ;

(8)  winterize the building, which shall mean cleaning all toilets and completely draining all

plumbing and heating systems;
© maintain and secure the exterior of- the buil&ing;

. (10)  postia sign affixed to-the building indicating: the vacant;building registration number and
he name, addréss and telephone nuiber of _the morigagee and the mortgagee’s
authorized agent for the purpose of service of process. The name, address and telephone
number of .a person responsiblé for day-to-day supervision and management of the
building, if such person is. different from the mortgagee or authorized agent shall be
indicated on the sign as well. The sign shall legible, be no smaller than 8.5 inches by 11
inches and placed in such a location so as to be visible from the tiearest public street or
sidewralk, whichever is nearer; and ’ ’

(11)  maintain.the building in a secure and closed condition and maintain the sign until the -
~ building is reoccupied or demolished with all permits required by the enforcing authority.

If during the registration j)erioi_i and following the initial boarding and securing. of the
property in compliance with this section the enforcing authority notifies the mortgagee in

writing that the property was found open or it has been judicially or administratively

found to be open, in each case on two.separate occasions at least 30 days apart then the . -
building shall thereafier be secured with only commercial-quality metal security panels or

- amethod deemed equivalent by the enforcing authority; and -
S - N !ceep-;ﬂlﬁcéxmdéﬁgf_thﬁzprpﬁgttx.-‘ﬁr%nfamfgﬁnandggﬁmﬁ;;}a.;'—.;;-;1_\ 5 Bl s
e © - Any ﬁé_rsd_h who vigﬂafes anyprovxslon of thxs secﬁo.nnqr_ (J;f the rules and regulations -
- issued hereunder shall be fined: not Jess than $500.00 and. not more than $1,000.00 for each offense.

be affirmative defenses under Section 102-19 and Section 102-20: .
(1) - That the owner or another mortgagee has registered the building pursuant to Section 102-
~ . 5 or Section 102-1 9 as applicablé and'such registration is current; : .

@) That e’ mortgagess.barvdi T doing any. soion essived b5 this sosion By
- -automatic stay pursuant to g bankruptcy proceeding, provided that the mortgagee tenders .
evidence in_c_:_l_udihg the b ptcy, case number; ‘ A T



(3) . That the mortgagee has cured all violations within 30 days of receiving written notice of
., such violations, Natice:sent by U.S

F T e o i e

- mamhg.‘“ﬁﬂ-zif‘?f&%i%i‘fEﬁ"‘al‘-’i?Eéfé*aﬁéiiismeajpmcsfaf&h&fﬁi'i’ﬁ";?‘f’

(4) " That at the time of the viblaﬁon,- the mortgage was not in default;

(5) - That at the time of the violation, the t'z_w'rtg:agee was not the sehior lienholder of record on
the real estate; - ' : e .

{6) That a receiver has been appointed for the property by a court of competent jurisdiction;

Y] That in a foreclosﬁré of the property, the owner or mortgagor has taken any of the
' - following acts within the past 60 days: 5 .

()  filed any pleading which ;ss,'erg'cxaims ;1gainsf the mortgagee or defenses;
(i) filed any moﬁon:wﬁich dsseri defenses or claims against the mortgagee;
(iii). . filed: an& ciiscovery for msﬁonSe b); the ﬁoﬁgﬁg&e; oi'v
& (iM)&:mf.ﬁi@damstfﬁanh ¢ ity .._ -
| (d)  The ljtlspari‘.n:lent of Building and Zonmg may issue rules and regulations for the.

administration of this section.

{e) For the pt_u‘po_se§ of this section and Section 1_02-20,-“vacant” shall mean any real estate

by persons and the structure or lot is in need c'gf niaintenance, repair or securing, and with respect to which

- One or more Ofthefaim“ang,condmnnsexm preaeny. i R D N ST s

m all lawﬁxl‘ business or comsﬁuctibn ‘operations have ceased for § (six) months; -

@) . it has been declared unfit for occupancy and ordered to remain vacant and unoccupied
under an order jssued by the enforcing authority or by’ an order issued by a court of
competent jurisdiction; fa : ‘ i

-3 . no cohstructi-oq or leéal repairs have commenced for 6 (six) months; * . o

CT PR egul e B AR gt T : o
(4): - the doors or windows are smashed through, broken, unhinged, removed or dontimuously
i SR I S ATE T SERREENINAE L £ i I

6). law enfOrcei:neut:- joiﬁqialsrhé"\'re received at least one report of trespassers or 'vgﬁdalism"pr
+ other illegal acts being committed at the property in the last 6 (six) months; - '

(6) . gas, electrical or water services to the entire premises have been terminated.

mail shall. be. deemed received seven days after . - s



5 provided in Section 102-4,

A bropeﬁy shall. not: be considered vacant "if: @) there 1s an unoccupied buildiug which is
undergoing construction, tenovation, or rehabilitation that is proceeding diligently to completion, and.the'
building is in compliance with all applicable ordinances, codes, regulations and legislation; (ii) there is a

building occupied on a seasonal basis, but otherwise secute; (iii) there is a secure building on which there )
ing‘that i Seouire; biit s the sisbject o a.probate:s=* . .

 are.bona fide rental or-Sale:sigtisy o (iv):thers Jg:a: building d _ . ;
‘action, ‘action to quiet title, or other ownership dispute; or (v) there is otherwise a building that is secure-
and-in substantial compliance with all applicable ordinances. B

@ If a building is ‘regist'eréd under paragraph (a) of this section, bnly the- registered
morigagee shall be liable under this section during the registration period. Nothing in this section shall bar
the concurrent enforcement of any provision of this ordinance against the owner or owners of a property.

. (8) - To the extent permitted by law, a mortgagee’s acts or omissions-required by this section
- shall not subject the mortgagee to civil or criminal liability unless.the act or omission constitutes gross

negligence or willful, wanton, or intentional misconduct pursuant to this ordinance. This provision shall,

not waive the requirement to obtain permits or Licenses for performing certain work required under this
 section, or otherwise required by this ordinance, or the penalties provided for failure to do so, :

Sec. 102-20. M&rtgageg to inspect real estate.

- (a) For purposes of this section the terms “default,”' “martgage,’-" “mortgagee,” “mcrtgagwf’
shail be defined as provided in Section 102-4, . = : ’

e S % R : . g Lok o3 SREREL e
LY biEEE, UV Balre o e Yethad R Wi SRR SR s

| (b) 3 For tﬂe_ purposes’ of this-section ith&m"Wf, shall be deﬁnedas prowded in {S\-ectidn_

102-19(e).

{©) Beginning 45 days after a default, a mqrtgageé shall determine, ona monthly basis, if the

. (d)  This section shall-not require a mgrtgagﬁé:j:o perform any-action which it is barred from -

doing by an automatic stay-pursaantto a bankruptcy progeeding. - .

(e) ° Tothe extent permitted by law, 3 mortgagee’s acts or omissions required bjf this section -

~_shall not subject the mortgdgee to. civil or criminal liability unless-the act or omission constitutes gross
negligence-or willful, wanton, or intentional misconduct. ‘ ' '
Sec.102-21.  Termination, @ ; '

(8 - For purposes of this scétion_fh;: terms “rhoﬁgage,’% and “m;ngagéé,’* shall be defined as

szt s s T R e movcne o . s 2 g v e 2 ek
- T Ease Al el aectinn Thae ferm e R TTR PR S Ceany

& bl S el g L S RPES BPoy e b o
" (b) .- Forthe Purposes of this section the term “vacant” shall be defined as prc_:irided in Section- -

©102419e). - ¢

() U‘p'on, thé qccurfence_ofany-of the following, the requirements of Sections 102-19 and

102—20_sha.ll terminz_itc wi_t@_mspecttoamortgagee: S T L.
A The filing with. the Recorder. of Deeds o;t' a satisfaétion or rcleéée of the. mortgagee‘_s:
. morigage; Tl § e AL I U
Damd g P LR Sy mrSUa Rt e, si.‘h;.:-nk;_upt'p_v S
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(d). * Upon the.occurrence of any of the following, the requirements of Sections 102-19 and
102-20 shall terminate with respect to abuilding:-. - . - woL T

- (1) The filing with the Recon.!e;' of Deeds of a conveyance of title to the underlying real - -

- estats, pfgfs@aqﬁtpjfdfeéiﬁs@ﬁ@@g@ﬁgggér otherwise; . o s
(2)  The building ceases to be vacant; of

()  The building is demolistied with all permits required by Cook County Building and
Zoning and, where the property is located within a participating municipality, with all
permits required by that municipality. =~ . :

(ej " Within 20 days of termination pursuant to this section, a mortgagee shall notify the

- Department of Building and Zoning on a form provided by the Department of Building and Zoning for

such purpose. :

Sec. 102-22.  Improperly maintained buildings and structures suhjet;t to nuisance abatement
proceedings. T s LR R it

@) The following buildings and structires are hereby declared to be public nuisances subject :

 to abatement proceedings under this section:

RS ¢ buﬂclingmmumféuadmb&magﬁud;m after the effective date of an order to -

secure -and enclose issued by a court of competent jurisdiction or the department of
administrative hearings within the previous 12 months, unless stayed by a court of
competent jurisdiction; s R - )

(2) A building or structure that coﬁtfiins.aﬂy violation of a health, fire, electrical, plumbing,
building or zoning provision of this code which is imminently dangerous and hazardous;

3) A building or structure for which the costs of the repairs neéessary to bring the building

or.structuie into, gompliance, with ,zippjiqab'@e laws would exceed the -market value of the -

building or structure after the repairs would have been made, or when the owner cannot
* show that it has readily available and sufficient assets to make such repairs or where such
repairs otherwise are economically infeasible; or 2 ! ;

@) A building or structure where ari owner has i to comrect the code violation(s) that

- form the basis of an adversé order or judgment involving that building or structure, issued
- by a court of coinpetent jurisdiction or a hearing officer of the department of
- ‘administrative hearings, within 60 days of entry, unless such adverse order or judgment
~ has been stayed by a court.of competent jurisdiction. ‘ Fy T e
b a7

vzt FEIRS A T

provided in Section- 102-19(e)

S enekes Bvpad o pansd af Pringge T

"Fdr.pmposes of this section “vacant” shall be defined as

for a mortgagee, for the purposes of this section “vacant” shall be definéd as provided in . . -
Section 102-5 for owners; and “open” refers to a building that has any door, window or _
wall missing or unsecured,-or has any’ other opening so as to allow entry by a human -

 being.
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Illinois land trust, within the time fram

I ified in the order, to.take all reasonable measures necessary
"+ to abate the public nuisance,. ¥ Court or6F-abatenier
all code violations; altering, repairing or impraving the building or structure, rendering the building or
structure unfit for human use or habitation; vacating or enclosing the building or structure; rémoving or
demolishing the building or-structue, If réquested by the State’s Attorney and reasonable in light of the

(1) - Forfeiture to the County or pé:ﬁcipating municipality of all of the defendant’s rights, title
andinter_estintherealestate,or T T : —_ = fafiiah

@ . Aumorizaﬁon' to the first or senior mortgagee, as a receiver, to take possession of the
property and bring the property into compliance with the Cook County Vacant Building
Ordinance. . T = )

{c) There shall be a rebutiable présmnption that the issuance of an order of forfeiture of all of
the defendant’s rights, title and interest in the real estate or the issuance of an order authorizing the first or
senior mortgagee to take possession of the property and to bring the property into compliance with the

 Cook Couaty, Vacant Building Qrdinance.shal be #ppropriate for any. property.that is determined.to be.a
nuisance under subparagraphs @)1), (2)(2), or (a)(4) of this section, Whenever such an order of forfeiture
authorization is issued under this section with respéct to a vacant building or a building containing four or
~ fewer residential units, the holder of the first or senjor mortgage or lien on the property, disregarding any
- more senior mortgages or liens held by a unit of government, shall, beginning 60 days afier the date the
order is issued, be liable for any code violations on the property on and after that date, unless the holder
has waived its rights under the ‘mortgage or lien; provided that the 60 day period after which liability
attaches may be extended by, an.administrative law officer or court upon a showing that the mortgage or
lienholder has exercised reasonable diligence in abating the nuisance and that additional time is needed to
complete the abatement. The holder.of such a mortgage or lien shall have the right to take possession of
 the property in order to effect nécessary repairs beginning on the date that an order of forfeiture issues. In

R UL SR I v ey PCusdra Boolninnn

V'S order.of abiteieit miay includé; but is ot limited to correcting: e




" structure that is & public nuisano :"éﬁﬁh&&fﬁt'ﬁeéﬁohiﬂthéibbm"offﬁéf.féﬁhiﬁﬁ‘éiteraﬁ" tations; impiovements; or - ¢ -

vacating and enclosing; or removal éﬁ&ldémbliﬁdﬁ by the enforcing authority, and the costs.of bringing
the abatement proceeding under this section into’ compliance, including inspector’s and attorney’s fees;
shall be recoverable from the owner or owners and shall be a lien on the property upon which the building

- or structure is or was located and shall also be enforceable against any person or mortgagee against whom

the order issues as provided by.law. Any lien created under this section may, upon a showing of good

- cause, be waived by the Office of the State’s Attorney. The lien for the costs of repairs, alterations,

improvements, demolition, receivership, vacating or enclosing shall be a first lien upon the real estate and
the rents and issues thereof, and shall be superior to all prior assignments of rents and all prior existing

- liens and encumbrances, except taxes; and shall be enforced pursuant to applicable law. No license shall

be issued relating to the property subject to such lien until the lien is satisfied or, upon a showing of good

. cause, the lien is waived by the Office of the State’s Attorney. Nothing in this section shall prevent the

County or participating municipality from seeking other remedies for code violations through the use of
any other administrative procedure or court proceeding, including the imposition of fines set forth fpr
violations of the Cook County Vacant Building Ordinance.- g .

(e).  Any property forfeited to the County under this section may be disposed of as authorized
by the County Board. oy 5o . .‘ :

Tkl QMR TN i, i L TG st GEiu gt e e s ve. i
] v

o Al fees and fines kaid out in this section are inf addition to any fees and fines in the Cook

County Building and Zoning Ordinance.

.+ record.of the: property,. the: beneficial .owners of any:Illinois land trust having title to the

O Cause to be sent, By,"cer'tiﬁed‘ mail, retum receipt reqﬁé'stcd,- a notice to- all- owners of .

© property, and all lien holders of record in the property,-stating the intent of the

Department of Building and Zoning to demolish, repair, or enclose the building, or
" Temove any garbage, debris, or other hazardous, noxious,.or unhealthy substances or
materials if that action is not taken by the owner or owners or lien holders of record. '

L TP S £ t{:"ﬁ{'}t‘; ESC T [HYI TR S .gA.‘ S ogpead R wigl fhal L oR st B i,



A,(2) - Cause to be published, in a newspaper published in the municipality, a notice setting
~ forth: . | ' o ow g ’

(D" - the address of the ‘building ,oi; descripﬁén of the real estate sufficient for its
identification, B - :

. (i)  astatement that the property is open and vacant and constitutes an immediate and
.. .. ontinuing hazard {0 the community, and,, : e

- (i)'  a statement that the Department of Building and Zoning intends to demolish,”
- repair, or enclose the Jbuilding, or remove any garbage, debris, or_ other
- hazardous, noxious, or unhealthy substances or materials if the owner Or owners

or lien holders of record fail to do so. This notice shall be published for three
consecutive days. s 2 B ' :

3) Cause to be filed in the office of the recorder of deeds and registrar of titles, a notice

under Section 102-23 to cause the demolition, repair ‘or enclosure of the building or ‘the .removal of
- garbage, debris or other hazardous, noxious, or urihealthy substances or materials located on the property
if the owner or owners or lien holders of record fail to do so. If the building is not demolished, repaired,
or enclosed, or the garbage, debris, or other hazardous, noxious, or unhealthy ‘substances or materials are
not removed, within 30 days of mailing the notice describéd in subsection (a)(1) of this section or within
30 days of the last day .of publication of the notice, whichever is later, the Department of Building and
Zoning shall cause to be sent; by mail, a final determination to the owners of record, the beneficial owners
of any Illinois land trust having title to the property, and all lien holders of record in the property, which
* provides notice that the Department of Building and Zoning has determined that the necessary demolition,
repair, enclosure or removal action has not been taken and that the building remains open and vacant and.
an immediate and continuing hazard to the community in which the building is Iocated: The final
determination shall include a statement that, unless a hearing is sought under this chapter before a court of
' competent jurisdiction to object to the ﬁroposgd_ actions of the Department of Building and Zoning and a
copy of the complaint served on the Cook County Board President within ten days of the mailing of the
final determination, the Department of Building-and Zoning intends to exercise its power to demolish,
repair,’ or enclose the buildings, or to remove any garbage, debris, or other _hazardous, noxious, or
unhealthy substances or materials, . - : s - I '

: identification; and (if) ‘a ‘statement that the Department of Building and Zoning has initiated an ‘action

e tininend (R e bR e .,i‘,”--‘ﬁi-._pg;,ei O T T St QI

i ‘:I-“herbeg'aft‘xﬁént- of Building and Zoning may proceed to demolish, repair, or enclose a building .

subsection (a)(1) of this section. if the Commissioner of the Department of Building and Zoning
determines’ that the demolition, Tepair, enclosure, or removal of any garbage, debtis, or other hazirdous,
noxious, or unhealthy substances or materials is necessary to_remedy the immediate and continuing
. hazard. “If, however, béfore the Commission_e: of the Department of ‘Building and Zoning proceeds with
. .any of the. actions authorjged by this chapter, any person or mortgagee who-has sought a hearing under -
this chapter. before a court and, has, served & #opy. of the complaint.on the: Cook County Board: Presideit, -
. then the County shall notproceed with the’ demolition, repair, enclosure, or retnoval of garbage, debris, or

other substances until the court defermines that action is necessary to remedy the hazard and issues an
. order authorizing the enforcing authority to doso; - . . e B2 ———



- Following the dernolitiomn.: Tepair; “or énclosiure of a buildls

other hazardous, noxious, or unhealthy substances or maferials under this subsection, the County may file

-a notice of lien against the real estate for the cost of the demolition, repait, enclosure, or removal within
180 days aftér the repair, demolition, enclosure, or removal occutred, for the cost and expense incurred, in

the office of the recorder of deeds and registrar of titles. The notice of len shall consist of.a sworn

statement setting forth (i).a description of the real estate, such as the address or other description of the
property, sufficient for its identification; (i) the expenses incurred. by the enforcing authority -in

and constituted an immediate and contihuiﬁg hazard “to .the coﬁirhlmity; ) a statement by the '

Commissioner of the Department of Building: and Zoning that the required sign was posted on the

ILCS Division 541 or by a participating muhicipaiity as provided by 65 ILCS 5/1 1-31~1(c), previously
codified as Ilinois Revised - Statutes, Ch. 24, Par. 11-31-1(c) and Section 2-901 et seq. of the Cook
- County, Illinois Code of Ordinances. . - . ey .
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Sec. 102-24. . Notice-requirement of Soptic. 5.4-3c2
The notice requirement set out in Section 5.4-3¢.(2) of the Cook County Building Ordinance shall
not apply to the provisions in the Cook County Vacant Building Ordinance. ;

Sec. 102-25.  Municipality Outreach and Enforcement.

7 The Bureau of Economic Development shall engage in outreach and planning functions with
Municipalities o .determine ;pagticipation intezest,. .Musicipalities; interested,.in .enforcing; the. Cook
County Vacant Building Ordinance shall 'seek to enter into an intergovernmental agreement with Cook
County to enforce the Cook County Vacant Building Ordinance within the boundaries of that
municipality, . : : .

Effective date: This Ordinance shall be in effect svcty (6(})- days after adoption.
Approved and adbpted this 14th day of Decembgr.ZOI 1.

TONI PRECKWINKLE, President - |
Cook County Board of Commissioners. - il

Attest: DAVIDORR, County Clerk .. s

remioval of gatbage, debris, of



